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borne to a considerable extent by the occupier; and only
in more or less unusual cases is it shifted by him to the
owner of the house or land. The exceptional conditions are to
be found in outlying or suburban districts, in decaying quar-
ters, and in cases of extraordinarily high taxes. What in the
older theory was considered the rule thus turns out rather
to be the exception.

Let us now leave the tax on ground rent and proceed to
discuss that part of the tax which is due to the structure,
that is, the tax on building rent. The argument here is
somewhat simpler.

We have seen that even if an exclusive tax is assessed on
the building owner, it will, in normal cases of increasing
demand, be shifted in great part to the occupier. A fortiori,
if the tax is levied on the occupier, it cannot be shifted to the
building owner; for a tax paid by the tenant is to all intents
and purposes a special tax. There is no other taxable object
which can be put in the same category as rent paid by ten-
ants, unless it be the interest paid by debtors. But we have
yet to hear of any attempt to tax creditors by levying a tax
on interest paid by debtors. In other words, in order to
ascertain the actual burden we must add to the nominal rent
at all events that part of the tax which is theoretically levied
on the structure apart from the soil. In the long run the
occupier tends to bear the tax, except in those quarters or
under those conditions where the demand suffers a consider-
able check, or where we are confronted by an absence of
competitive conditions.

This holds good, of course, only on the assumption that
the rate of the tax is uniform on all the houses concerned.
To the extent that the rates vary in different parts of the
same town, the excess in any particular case tends to fall
ultimately on the owner, not on the occupier. This is simply
an instance of a more general law. If a prospective tenant,
on whom taxes are levied in first instance, has the choice of
two houses of equal desirability but in different parts of the
town, the amount of the tax being in one case ten dollars